
 

 

 
MINUTES 

SPECIAL MEETING 
ZONING COMMISSION 

FEBRUARY 19, 2014 – 7:00 P.M. 
GROTON PUBLIC LIBRARY – ROOM 1 

 
I. ROLL CALL 

 
Regular members present: Marquardt, French, Hudecek, Sayer 
Alternate members present: Smith, Middleton, Bancroft 
Absent:   Sutherland 
Staff present:   Glemboski, Quinn, Galetta 
 
 Vice Chairperson Hudecek called the meeting to order at 7:09 p.m. and sat 
Smith for Sutherland. Hudecek welcomed the new alternate member Mark Bancroft to 
the Commission. 
 

II. PUBLIC HEARING 
 

1. Special Permit #337, 39 Steamboat Wharf, PIN 261918401742 0014 (CAM), 
WDD Zone. Proposal is to construct an elevated exterior deck extension off an 
existing deck. Review is per Sections 6.3 and 8.3 of the Zoning Regulations. 
(Annette K. Laursen, Applicant) 
 

 The Public Hearing was opened at 7:10 p.m. with Vice Chairperson Hudecek reading 
the legal ad. 
 

Ed Wenke, a registered professional engineer, presented for his client Annette Laursen. 
He disclosed that two of the mailings from the abutter property list were returned undelivered. 
Wenke was hired by the applicant to design a 32 sq. ft. addition to an existing 90 sq. ft. deck 
on her condominium unit. The deck is located next to a wooden dock, which is privately 
owned by the condominium association, but the public has the right of access and use of it. 
The deck would not impede use of the dock. The deck meets all set back requirements and will 
have the same architectural design and color. 

 
With regard to special use permit criteria, the extension will not affect usage, parking 

or impede pedestrians. It will simply give the applicant extra deck space.  
 
Relative to the CAM zone standards, the extension will not affect anything in terms of 

the estuary or Mystic River, nor will it block any views. 
 
The Commission had concerns about the way in which any hazardous material might be 

exposed or disposed of during the construction period. 
 

 Staff noted that the mailings are in order and done correctly. The Planning Commission 
reviewed the application on January 28, 2014 and had no comment. 

 
 The deck extension was approved by the Historic District Commission in May 2013. 

Approval was received from the condominium association in June 2013. The zoning official 
has noted that the application complies with the provisions of Section 6.3 and the zoning 
regulations. The fire marshal had no objections to the project. In terms of coastal access 
policies, the deck does not encroach on any setbacks or the existing dock area and does not 
block any pedestrian routes. The design appears to be compatible with the existing deck and 
those within the immediate vicinity. 
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 Staff stated that the flood elevations have recently changed. The building is in an AE 11 
zone and the deck is elevated above the base flood elevation for the area. 

 
 A narrative was provided with the application addressing how the project meets the 
requirements of Section 8.3-8 of the zoning regulations which is the new special permit 
criteria. 

 
 Staff noted there is a CAM application associated with this special permit and believes 
the small increase in the deck area will have no significant impact on coastal resources or 
coastal policies for the area. However, erosion controls should be implemented during 
construction to limit debris within the Mystic River. 

 
 Vice Chairperson Hudecek asked for public comments for or against the application, 
and there were none. The public hearing closed at 7:18 p.m. 

 
2. Special Permit #338, 7 Water Street, PIN 261918307563 (CAM), WDD Zone. 

Proposal is for interior renovations and an addition to existing structure for 
restaurant use. Review is per Sections 6.3 and 8.3 of the Zoning Regulations. 
(Gary Hobert, Applicant) 
 

 The Public Hearing was opened at 7:20 p.m. with Vice Chairperson Hudecek reading 
the legal ad. 
 
 Seamus Moran of Indigo Land Design presented to the Commission for the applicant 
Gary Hobert of Pizzetta. The proposal is for a two story expansion to the north side of the 
building. The plan is to expand the basement area, the kitchen in the basement, the first floor 
dining area, and build a stairway egress and firewall for the residential apartments. The 
parking requirement will increase from 32 spaces to 40 spaces. The restaurant participates in 
Mystic Art Center validation program seasonally. Since the expansion will require additional 
parking, the applicant is proposing to supplement their own parking area by participation in the 
validation program when indoor or outdoor dining areas are open. There will be designated 
spots for the residents. Dry flood proofing will also be added to the building. 
 
 Staff explained that the new flood regulations require either elevation of the basement 
floor to the new flood level or dry flood proofing the building. 
 
 Two 900-gallon capacity dry wells will be used for the increase in stormwater on the 
site and will mitigate the first 2-inches of rainwater runoff. This should result in better 
treatment for run off than is currently provided. 
 
 Commissioner Sayer was concerned about meeting the requirements for ADA 
accessibility in the renovated areas, and if the level of service provided would be the same for 
the accessible areas as is provided in the non-accessible areas. 
 
 Staff explained that the new renovations will have a dining room and a bar area that is 
accessible. 
 
 Architect Mark Comeau also appeared before the Commission representing Pizzetta. 
He explained the building and fire code items that need to be addressed and the new building 
design. He noted the need to maintain the historic design of the building. 
 
 Comeau reviewed how the special permit objectives in Section 8.3-8 will be met. He 
noted that the use is congruent with other uses already there, the design is historically accurate, 
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and it is located in a neighborhood of both small scale and large scale structures. The 
restaurant provides 14 spaces for off-street parking on the south edge of the property. 
Adequate access and site lines are also provided. There is no use of fertilizer or pesticides in 
the landscaping of the property. A rain garden was initially proposed to deal with run off but 
engineering studies determined that drywells were a better solution. 
 
 Staff noted that the mailings are in order and done correctly. The Planning 
Commission, on January 28, 2014, recommended approval but noted its concern that sufficient 
parking be provided especially for the residential units. Last year the Zoning Commission 
granted a special permit for the extension of the outdoor seating area for the duration of one 
year with a requirement to apply again for a renewal. Staff explained that the renewal of the 
outdoor seating area is not a part of this application and will be presented in another 
application. This application is only for interior modifications and renovations and for the 
addition to the building. The dentist office and residential apartments are not changing, with 
the exception of the interior stairs to provide egress per the fire code. 
 
 The applicant received approval for the addition from the Historic District Commission 
in August 2013. The zoning official has noted the application complies with Section 6.3 of the 
zoning regulations. Staff also noted modifications to the narratives provided by the applicant 
addressing Section 8.3-8. The stormwater drainage system is changed from a rain garden to 
drywells. This will be noted in the motion if approved. 
 
 The site is now in flood zone AE 11. The design will go through site plan review and 
the building official will review the building code and flood zone requirements at the time of 
permit application. Storm drainage will be handled onsite with an engineered system at the 
time of site plan approval.  
 
 Vice Chairperson Hudecek asked for public comments for or against the application, 
and there were none. The public hearing closed at 7:59 p.m. 
 
III. APPROVAL OF THE MINUTES OF meeting of December 4, 2013. 
 

MOTION: To approve the minutes of December 4, 2013. 
 
 Motion made by French, seconded by Marquardt, so voted unanimously. 
 
IV. CONSIDERATION OF PUBLIC HEARING  
 

1. Special Permit #337, 39 Steamboat Wharf (CAM) (Annette K. Laursen, Applicant) 
 

MOTION: To approve Special Permit #337, 39 Steamboat Wharf, to construct an 
elevated exterior deck extension off an existing deck, subject to the 
following conditions: 

 
1. The deck shall not encroach over the existing dock area. 
 
2. Erosion and debris controls shall be implemented during construction to 

limit any sediment, debris, or hazardous materials from entering the 
Mystic River. 

 
Findings and Reasons for Approval 
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The Commission finds that the small deck extension complies with Section 6.3 of the 
Zoning Regulations in that the proposal provides for the needs of the area residents, 
will maintain public access along the waterfront, and is in keeping with the goals of the 
Plan of Conservation and Development. 
 
The Commission also finds that the deck extension complies with Section 8.3 of the 
Zoning Regulations in that it will not have any detrimental effects on the public health, 
safety, and welfare, does not conflict with the purposes of these regulations, and has 
been designed to reasonably minimize the potential environmental impacts on adjacent 
water bodies, including Long Island Sound. 
 
Motion made by French, seconded by Sayer, so voted unanimously. 
 
MOTION: To approve the Coastal Site Plan for Special Permit #337, 39 Steamboat 

Wharf, because it is consistent with all applicable coastal policies and 
includes all reasonable measures to mitigate adverse impacts on coastal 
resources 

 
Motion made by French, seconded by Smith, so voted unanimously 

 
2. Special Permit #338, 7 Water Street (CAM) (Gary Hobert, Applicant) 

 
MOTION: To approve Special Permit #338, Pizzetta, 7 Water Street for interior 

renovations and an addition to the existing structure for restaurant use 
subject to the following conditions: 

 
1. The owner shall participate in the parking validation program at the 

Mystic Art Center when the restaurant is in operation. Signs shall be 
posted at entrances and cash registers to notify customers of participation 
in the parking validation program. 
 

2. The specific design for stormwater shall meet Section 6.14 of the Zoning 
Regulations and shall be incorporated into the site plan. 
 

3. All building plans shall meet Section 6.6 of the Zoning Regulations for 
Flood Protection. 

 
Findings and Reasons for Approval 
 
The Commission finds that interior renovations and small building addition comply with 
Section 6.3 of the Zoning Regulations in that the proposal provides a mix of residential, 
office and commercial uses that will serve the needs of area residents, will preserve and 
enhance the unique architectural features of the existing building, and is in keeping with 
the goals of the Plan of Conservation and Development. 
 
The Commission also finds that interior renovations and small building addition 
complies with Section 8.3 of the Zoning Regulations in that it will not have any 
detrimental effects on the public health, safety, and welfare, will not be in conflict with 
the normal pedestrian and vehicular traffic pattern of the neighborhood, does not 
conflict with the purposes of these regulations, and is being designed to meet flood 
protections regulations and to reasonably minimize the potential environmental impacts 
on adjacent water bodies, including Long Island Sound. 
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Motion made by Marquardt, seconded by French, so voted unanimously. 
 
The Commission discussed whether there should be limits on the construction period. Staff 
noted that typically this isn’t specified in special permits and this is not a very big project. The 
understanding is that the application is trying very hard to get it finished for summer. 
 

MOTION: To approve the Coastal Site Plan for the interior renovations and an 
addition to for the restaurant area at Pizzetta, 7 Water Street, because, as 
conditioned below, it is consistent with all applicable coastal policies and 
includes all reasonable measures to mitigate adverse impacts on coastal 
resources. 

1. Modify CAM Site Plan narrative to note that the current flood zone is 
AE Elevation 11. 

2. Modify CAM Site Plan narrative to note that the stormwater system may 
include an alternative method that is designed to handle the increase in 
stormwater onsite. 

Motion made by Marquardt, seconded by Sayer, so voted unanimously. 
 

V. PUBLIC COMMUNICATIONS – None 
 

VI. OLD BUSINESS 
 

1. Discussion of Revisions to Zoning Regulations; including Buildable Land 
Definition, Table of Permitted Uses, and Animals in Residential Districts 
 
Kevin Quinn, Manager of Inspection Services, discussed the topic of animals in 
residential districts with the Commission. He specifically addressed the keeping 
of chickens by homeowners on their property. A significant number of zoning 
complaints each month are received in his office from neighbors. The current 
regulations require 5 acres of land to keep chickens. The reason is that chickens 
are considered “farm animals” and 5 acres are necessary for farming. He 
believes there may be hundreds of property owners keeping chickens at the 
present time.  
 
The Commission asked about keeping roosters. Staff noted that roosters are a 
different story and could be a problem. 
 
Quinn has researched what other towns are doing and how there regulations are 
written. For example, the Town of Stonington, which has more rural area than 
Groton, has defined a square footage amount for having chickens on a property, 
while the Town of Hamden does not have a minimum lot size for keeping of 
chickens. He feels that if a certain acreage amount or lot size is set out, you will 
disenfranchise over half of the Town of Groton.  He suggests regulating the 
number of chickens rather than defining lot size. The regulation can also be 
written to exclude the keeping of roosters. It could be a non-commercial 
accessory use. 
 
The Zoning Commission requested that staff draft a regulation that will address 
this issue. Commissioner Sayer will meet with staff in the next weeks. There 
was also further discussion about what should be included in the regulation, 
such as where they can be kept, coop design, should other animals be included, 
etc. 
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Staff noted that there haven’t been complaints about any other types of animals; 
however, students from the Ledyard VoAg program typically request permission 
to keep certain kinds of animals at home because of projects they have in 
school. Per the current regulations they are denied. 

 
Staff feels it makes sense to begin with chickens and will try to have something 
put together for the April meeting. 
 
There were no comments relative to buildable land because Chairperson 
Sutherland was not at the meeting. 
 
The table of permitted uses, which Commissioner Hudecek worked on, was 
discussed with Quinn who feels it could be greatly reduced. The Commission 
was eager to know if there were any new uses that need to be considered. Staff 
noted that medical marijuana would be one usage that should be looked at. The 
other new use to consider is solar fields. While Groton doesn’t have a lot of 
land, or even land conducive to this use, it can have an impact on neighbors that 
should be considered. 
 

2. POCD Update Report 
 
Staff noted that the scheduled meeting was cancelled. The next meeting is 
scheduled for March 20th. They are working on sustainability and then the 
coastal regulation. 
 

3. Land Use Regulation Update Project 
 
No discussion. 

 
VII. NEW BUSINESS 

  
1. Report of Commission 

 
The Commission previously approved FEMA regulations. At that time some 
optional items were set aside to deal with at a later date. Staff will look at what 
the optional items are and advise the Commission. 
 
The Commission was invited to attend the Town Council meeting on December 
10. One of the concerns brought up to the Council by the Chairperson was the 
contract with the consultant Kendig Keast. The Commission discussed putting 
their questions in writing so that answers can be given and the matter settled. 
This was tabled to the March meeting. 
 
Additionally, at the meeting the Council expressed a desire to simplify the 
process so applicants will not have such a long wait time for decisions. The 
Commission discussed how it might help expedite the process. Staff noted that 
there may be some things that don’t require a special permit. The Commission 
noted that the process needs to be reviewed to see how it can be improved. 

 
2. Election of Officers 

 
MOTION: To elect Sutherland as Chairperson of the Zoning Commission. 
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Motion made by French, seconded by Hudecek, so voted unanimously. 

 
MOTION: To elect Hudecek as Vice Chairperson of the Zoning Commission. 

 
Motion made by Hudecek, seconded by French, so voted unanimously. 

 
MOTION: To elect French as Secretary of the Zoning Commission. 
 
Motion made by French, no second. 
 
MOTION: To elect Marquardt as Secretary of the Zoning Commission. 
 
Motion made by Marquardt, second by French, so voted unanimously. 
 
3. Receipt of New Applications 

 
a. CAL 13-01, Certificate of Approval of Location, Gold Star Sales and 

Collision Center, 383 Gold Star Highway (Leo Antonino, Applicant) 
b. Special Permit #340, 7 Water Street, Pizzetta (Gary Hobert, Applicant) 

 
  A public hearing date for both applications was set for March 5, 2014. 
 

VIII. REPORT OF CHAIRPERSON 
 

1. Report on December 10, 2013 meeting with Town Council. This was tabled 
until March meeting when the Chairperson will be available to give a report. 

 
IX. REPORT OF STAFF 
 

Staff noted that Mike Murphy, Director of OPDS will be retiring March 21. 
 

X. ADJOURNMENT 
 

Motion to adjourn at 8:56 p.m. made by Hudecek, seconded by Smith, so voted 
unanimously. 

 
 
  
 Mariellen French, Secretary 

Zoning Commission 
 
Prepared by Lynda Galetta 
Office Assistant II 


